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7. INTERIM CONDITONS 

The vision for Tysons will be implemented over many years. Some sites 

will develop in the near future, while others may take decades to fully 

redevelop. As most development will be phased, interim conditions will 

exist on most sites until the ultimate project build out is complete. Interim 

conditions can last from several months to years; improvements can be 

more short-term or long term. Selecting improvements that are 

appropriate for the anticipated length of time that the interim condition will 

remain is important. More permanent type of features are encouraged for 

interim conditions that are anticipated to be in place indefinitely.  

 

The expectation is that Conceptual Development Plans (CDPs) and Final 

Development Plans (FDPs) will demonstrate how developments may be 

phased over time and will address interim conditions. Development 

projects should consider what amenities and building conditions will exist 

with each phase; commitments to specific elements are anticipated with 

each phase at the time of FDP. These plans and commitments should 

demonstrate how the phases of development will support a livable and 

beautiful Tysons by maintaining (or adding) pedestrian access and 

circulation across sites and to metro; providing interim parks, interim 

streetscapes, and stormwater facilities; and by addressing interim building 

and site conditions such as exposed above grade parking structures and 

surface parking to remain.  

 

Phasing plans may consider temporary placemaking efforts and how the 

site can contribute to the vitality of Tysons while full build-out is not yet 

achieved. Items such as the programing of parks, use of buildings for 

interim uses, construction of  interim structures, and the inclusion of pop-

up uses can all contribute to the vitality in Tysons.  

 

It is important that even the interim conditions result in enhanced 

connectivity, functionality, and a pleasant appearance, and allow sites to 

contribute to an active Tysons. The items described above are further 

refined on the following pages and are provided to spark creativity on how 

interim conditions could be addressed in Tysons. Innovation in design 

and approach is highly encouraged.  
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Opposite Top: Book mural during construction, Kansas City Library.  Image:  Flickr, EMFphoto   

 

Opposite Bottom: Greensboro Green, interim park at The Boro.  

 

Above Top: Construction at Capital One. Image: inTysons.com  

 

Above Bottom: One Tysons under development. Image: Stephen Barna, Dulles Corridor Metrorail Project  

 

Design Suggestions : 
 

§ Use a pedestrian hierarchy plan to determine which pedestrian-

oriented facilities (parks, retail corridors, work places, etc.) will require 

interim connections and streetscape improvements. Determine if any 

new sidewalk connections or street crossings will be necessary. 

 

§ In phased development plans, indicate how pedestrian access will be 

provided and preserved throughout all stages of development. 

Consider building sidewalks and streetscapes prior to future building 

phases so that pedestrian access can be enhanced. Pedestrian 

connections should exist prior to the construction of a final street grid 

if they are deemed necessary. 

 

§ Design interim connections to be expanded, enhanced, or 

reconfigured upon completion of future phases of development. This 

may include widening sidewalks for a final streetscape or integrating 

a pathway into a future public open space. Consider implementing 

pedestrian facilities in earlier phases so that pedestrians can take 

advantage of furnishings such as benches and bicycle racks. 

 

§ Consider installing street trees early in development phases to 

provide shade for pedestrians. Early installation also gives trees a 

head-start for reaching their expected canopy size.  

 

§ It is likely that adjacent sites will be under construction 

simultaneously, and consideration must be given to the coordination 

and maintenance of pedestrian access across multiple projects.  

7.1 Interim Pedestrian Connectivity  
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7.2 Interim Building and Parking Design  

Buildings in Tysons which are part of a phased development strategy may 

include partial building podiums or other architectural elements that will 

be built before an ultimate design is realized. In this scenario, a creative 

interim design for all facades that interface with the pedestrian realm 

should be implemented such that an interesting and varied fa­ade is 

created. It is expected that the building and site design objectives detailed 

in Section 4 will apply to interim conditions; however, temporary or less 

costly materials and construction methods may be considered as ñstand-

insò for the ultimate fa­ade. Architectural screening, painted murals, and 

mesh fabric treatment are a few ways in which this can be achieved.  

 

As development and the street grid will be constructed over time, many 

designs proposed will actually be an interim condition that will be 

completed by a future, non-related development. Off site grid connections 

may not be determined until an adjacent parcel is developed. Therefore, 

any new proposed building must be designed to respond not only to the 

immediately proposed development plan conditions, but also to future 

streets and streetscapes that are envisioned in the Comprehensive Plan 

Conceptual Grid of Streets. The Pedestrian Hierarchy Plan discussed in 

Section 2.4 will determine the hierarchy of many of the streetscapes in 

the grid and, in turn, the appropriate treatment for each building fa­ade.    

 

In addition, existing parking lots may remain in early phases of 

development to serve the development or as interim commercial parking. 

In these instances, the existing parking should be aesthetically improved 

and provide pedestrian connectivity to Metro and other surrounding uses. 

Allowing existing parking lots to remain untreated is highly undesirable 

and does not keep with the vision for Tysons. 

 

Design Suggestions : 
 

§ Consider monumental art pieces or other fa­ade applications as 

interim conditions for partially constructed podiums or parking 

garages. 

 

§ Design buildings for the ultimate grid of streets by including  

appropriately scaled entrances and fa­ade articulation to each  

building face as determined by the Pedestrian Hierarchy Plan  

described in Section 2.4. 

 

§ Enhance existing surface parking lots to remain by providing trees or 

other landscaping and clear pedestrian walkways.  
















